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FINAL FINDINGS AND DECISION BY THE DESIGN

COMMISSION RENDERED ON February 16, 2017

The Design Commission has  approved a proposal in your neighborhood. This document is
only a summary of the decision. The reasons for the decision , including the written response
to the approval criteria and to public comments received on this application, are included in

the version located on the BDS website

http://www.portlandonline.com/bds/index.cfm?c= 46429 . Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you

can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 16-279595 DZM

PC # 16 -242935
1825 NW 23rd

BUREAU OF DEVELOPMENT SERVICES STAFF . Grace Jeffreys 503-823-7840 /

Grace.Jeffreys@portlandoregon.gov

GENERAL INFORMATION

Applicant: Dave Mojica, Works Partnership Architecture
524 E Burnside St, Suite 320, Portland, OR 97214

Owner: Parker Mcnulty, Ent Ventures V, LLC
1825 NW 23rd Ave., Portland, OR 97210

Site Address: 1825 NW 23RD AVE

Legal Description: BLOCK 3 LOT 5 EXC PT IN ST, WILSONS ADD; BLOCK 3 LOT 8 EXC
PT IN ST, WILSONS ADD; BLOCK 3 LOT 9 EXC PTIN ST E 5 OF LOT
10, WILSONS ADD; BLOCK 3 LOT 12 EXC PT IN ST, WILSONS ADD

Tax Account No.: R919500470, R919500490, R919500510, R919500530

State ID No.: IN1E28CC 06300, IN1E28CC 06400, IN1E28CC 06500, 1IN1E28CC
06600

Quarter Section: 2827

Neighborhood: Northwest District, contact John Bradley at 503 -313-7574.

Business District: Nob Hill, contact Nob Hill at nobhillportland@gmail.com.

District Coalition: Neighbors West/Northwest, contact Mark Sieber at 503 -823-4212.

Plan District: Northwest

Zoning: CSd,Storefront Commercial o0CS6, with

Case Type: DzZM, Design Review with a Modification Review request.

Procedure: Type Il , with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City C ouncil.

Proposal:

a

The applicant seeks Design Review approval fora new five -story, mixed -use building providing
64 residential units, ground floor retail, structured parking for 22 vehicles and one standard B

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201

design


http://www.portlandonline.com/bds/index.cfm?c=46429

loading space in the  Northwest Plan District. ~ The shared loading and garage entry is accessed
off of NW 23 rd. Three existing buildings are proposed to be demolished, 2 of which are on the
Historic Resource Inventory. Exterior materials include brick, stucco, and metal panel siding

with aluminum storef  ront assemblies and metal canopies with wood soffits.

The following Maodification is requested:
1. Height - To increase the height from 45 feet to 49 feet (PZC Section 33.130.210)

Design review is necessary because the project proposes new development withi n a design
overlay zone, per Section 33.825.

Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:

A Community Design Guidelines A 33.825.040, Modifications That Will Better
A 33.420, Design Overlay Meet Design Review Requirements
A 33.825, Design Review

ANALYSIS
Site and Vicinity: The 17,539 square foot site is comprised of 4 adjacent lots along the west
side of Northwest 23rd Avenue between NW Thurman and NW Vaughn Streets in the Northwest

Plan District. The site is located at mid -block with its only frontage along NW 23rd Ave.

There are three existing structures on the site which will be demolished, a one -story

commercial structure with adjacent surface parking and two early twentieth century residential

structures that are |isted on the City of Portlandds Hi
231 Avenue was constructed in the Shingle Style in 1906, and 1901 NW 23 d Avenue, which is

arank Il listi ng, and was constructed in the American Basic style in 1915.

NW 23rd Avenue is a pedestrian oriented, commercial 0b.
District and is designated a Streetcar Main Street. The northern portion of NW 23rd Avenue,

where the proje ct is located, has a greater emphasis on residential uses and neighborhood

oriented services. The immediate area is developed with a mix of industrial warehouses and

manufacturing facilities and single - and multi -family buildings, while to the south are

streetcar -era as well as new mixed -use commercial structures. NW 23rd Avenue is the main

street for the Northwest neighborhood with small shops, offices, cafes and restaurants to serve

the area as well this popular city destination.

At the urban scale of th e street grid and City block, the site and immediate vicinity derives its
character from nearby NW Thurman Street and NW 23rd Ave which is lined with a variety of

eateries and shops and residences above the ground level. The intersection of NW 23rd and NW
Thurman is just south of the site. This is an active intersection which ties the commercial

storefront character of the two retail districts together. The intersection to the north of the site

at NW Vaughn and 23rd is a gateway into the NW Industrial distr ict to the north and a gateway
to NW 23rd from the Highway 30/ | -405 off ramp. NW Vaughn Street extends a mix of
commercial, residential and industrial uses to the west from the intersection. The site exists at

an opportunity to extend active uses from NW Thurman to NW Vaughn and connect the

gateway to the NW neighborhood.

The site is in the Northwest Pedestrian District. NW 23rd Avenue is designated a Community
Main Street, a Major Transit Priority Street, Neighborhood Collector Street, and a Local Servi ce
Walkway and Bikeway.



Zoning: The Storefront Commercial _ (CS) zone is intended to preserve and enhance older
commercial areas that have a storefront character. The zone intends that new development in

these areas will be compatible with this desired cha racter. The zone allows a full range of retail,
service and business uses with a local and regional market area. Industrial uses are allowed

but are limited in size to avoid adverse effects different in kind or amount than commercial

uses and to ensure tha t they do not dominate the character of the commercial area. The

desired character includes areas which are predominately built -up, with buildings close to and
oriented towards the sidewalk especially at corners. Development is intended to be pedestrian -
oriented and buildings with a storefront character are encouraged.

The DesignOverlay 60 d6 overl ay promotes the conservation
City with special historic, architectural or cultural value. New development and exterior

modificatio ns to existing development are subject to design review. This is achieved through

the creation of design districts and applying the Design Overlay Zone as part of community

planning projects, development of design guidelines for each district, and by requi ring design
review. In addition, design review ensures that certain types of infill development will be

compatible with the neighborhood and enhance the area.

The Northwest Plan District  implements the Northwest District Plan, providing for an urban
level of mixed -use development including commercial, office, housing, and employment.

Objectives of the plan district include strengthening

residential center. The regulations of this chapter: promote housing and mixed -use

devel opment; address the areads parki-orignteécarcity
developments; enhance the pedestrian experience; encourage a mixed -use environment, with
transit supportive levels of development and a concentration of commercial uses, along main
streets and the streetcar alignment; and minimize conflicts between the mixed -uses of the plan
di strict and the industrial uses of the adjacent

Land Use History: City records indicate no prior land use reviews.

Agency Review:. A ONotice of proposal i n  YouJanubdhelo,@0lB or hoodao

The following Bureaus have responded with no issue or concerns:

Bureau of Transportation Engineering (Exhibit E.1) .
Water Bureau (Exhibit E.2) .

Fire Burea u (Exhibit E.3) .

Site Development Section of BDS (Exhibit E.4)

Life Safety Section of BDS (Exhibit E.5)

Too Too Too To I

The Bureau of Environmental Services initially responded with concerns , letter dated 1/9/17
(Exhibit E.6). However, they later responded with no concerns, addendum letter dated 2/13/17
(Exhibit H. 12).

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on January
10, 2017 . Four written responses have been received from either the Neighborhood
Association or notified p  roperty owners in response to the proposal.

1. Letter from Frank Susak, 1/31/17, concerns regarding the modification to the height
allowance (Exhibit H.3).
Staff response : Refer to the findings below regarding the height modification.

2. Letter from Michael Lic urse, 2/1/17, concerns regarding the stormwater planter location
on the property line, as well as asking for restricted access to the rear area for security
reasons (Exhibit H.4).

Staff response : The stormwater planters have been moved from this location.
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3. Letter from Greg Theisen, NWDA, 2/2/17, 2:57pm, stating neighborhood support of
proposal (Exhibit H.6).

4. Letter from Greg Theisen, NWDA, 2/2/17, 3:29pm, stating neighborhood  support would be
stronger if the dormers were set back a meaningful distance (Exhi bit H.7).
Staff response : Refer to findings below.

Procedural History:
The first Design Review  (DZ) hearing was held on February 2, 2017 . At that hearing, the Design
Commission had concerns  with the proposal meeting the following service bureau requirem ents
and design guidelines
- BES approval needed prior to the next hearing;
- CDGds E1. The PedamstES. T SideWaktLevel of Buildings:  Better
articulation of the inactive use area at the south end of the frontage;
- CDGodos Ds8. | w,tare Cangpdsition: Q Adalitional information and details of the
stucco assembly needed;
- CDGds D4. Par ki ng ArMigasionaicdr ndiza and lghessand overall
lighting from parking garage to the exterior on the west side of the building through
openings ; and
- CDGds D7. Bl ending i nExeriar ¢claddingya levgl oro r the Badt;
South, and West sides.

The DZ hearing was continued to February 16, 2017. After the first hearing, the applicant
responded to the Design s@sdalows:ssi onds concern

- Resolved BES concerns;

- Provided better articulation of the inactive use area at the south end of the frontage;

- Provided additional information and details of the stucco assembly;

- Mitigated car lights from parking garage to the exterior on the west side of the building

through raised sills; and
- Revised exterior cladding at level 1 to brick on East, South, and West sides.

The second Design Review hearing was held on February 16, 2017 . At that hearing, the Design
Commission approved the proposal with conditions.

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)
Chapter 33.825 Design Review

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enhances the recognized special design
values of a sit e or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design

district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.

Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.

Findings:  The site is designated with design overlay zoning (d), therefore the proposal
requres Design Review approval. Because of the
guidelines are the Community Design Guidelines.

siteds



Community Design Guidelines

The Community Design Guidelines consist of a set of guidelines for design and historic design

cases in community planning areas outside of the Central City. These guidelines address the

unique and special characteristics of the community plan area and the historic and

conservation districts. The Community Design Guidelines focus on three general catego ries: (P)
Portland Personality, which establishes Portland's urban design framework; (E) Pedestrian
Emphasis, which states that Portland is a city for people as well as cars and other movement

systems; and (D) Project Design,  which assures that each develo pment is sensitive to both
Portland's urban design framework and the users of the city.

The Design Commission has considered all guidelines and has addressed only those guidelines
considered applicable to this project.

P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
buil ding design features that respond to the ar

eads de:

Findings: The site is within the desi gnlrhaeCharactert r eet car M

Aread (Cormwsnigtny Gui del ines Appendi x 0J06) . T
describe the urban character of this special area. Specific findings follow each urban
character statement.

Urban Character: District -wide Considerations Development throughout the Northwe st

he ital]

District should contribute to maintaininggranhe di str.i

pattern of development. New buildings and additions that are taller than the two to four -
story building height that is predominant in the district should hav e upper stories stepped
back in order to contribute to more consistent streetscape and to maintain neighborhood

scale. Also, the street frontage of large projects should be divided into distinct components

that reflect the di st r ipartiabbtockenassilgb!| i shed pattern of

The proposal includes a fifth story in the -form of ¢

story mass below. This upper -story has not been stepped back from the frontage,

however, the dormers have been stepped back from the side wall s and are broken up

along the length of the frontage, and the fifth floor is treated as part of the roof in the

form of individual dormers. The spacing between th ese individual dormers creates  the
perception that they are individual dormers rather than af ull fifth floor . And, t he dormers
are clad in dark metal cladding, tying this floor to the overall roof form.

Compositionally, t he space between the two most northerly dormers aligns with a step

back at the fourth floor, creating a large break in the mas s along the length of the

building. In this way, the dormer form and spacing strengthens the composition of the

street facade ,andt hetwotwo -st ory recessed el ements help
frontage into distinct components, reflecting the dist rictés established
block massing.

This aspect of the guideline is met.

Urban Character Area: Streetcar Main Streets: Architecture: Main streets like NW

23 Avenue, located along the original streetcar routes, have historically served as the
primary focus for commercial activity in the Northwest District. Characteristic architectural
elements of commercial buildings along the main streets include: buildings located up

against sidewalks, large storefront windows, often with transom light S; awnings; entrances
typically at sidewalk level; flat roofs and cornices or ornamented parapets; masonry

construction, and building heights of one to four stories (upper floors were usually designed

for residences). The main streets also include block, s  plit-block, and courtyard apartment

break uj
pattern



buildings; as well as some early twentieth century wood frame houses, mostly located
along northern portions of NW 23 rd Avenue and converted to commercial uses.

The proposed design reinforces some of the desired archit ectural characteristics of
commercial buildings  along Northwest 23rd Avenue. The building is located up against
the sidewalk and contains large storefront windows with small canopies over the sidewalk

level entrances. Additionally, the proposed cladding is primarily the desired masonry -
white brick at the base with three levels of stucco above and a metal clad roof with
integral dormers above

This aspect of the guideline is met.

Urban Character Area: Streetcar Main Streets: Urban Pattern : Commercial bui Idings
typically abut each other, with little or no side setbacks, providing a continuous building

frontage that provides a sense of urban enclosure along the main streets. Each main street

block is typically lined by several small storefronts or tenant sp aces, providing a diversity

of activities and visual experiences.

The facade at the ground level is continuous to the side property lines, providing a
continuous building frontage that provides a sense of urban enclosure along NW 23 rd
Avenue. Additionall vy, the ground level is broken up into three individual retail units with
setbacks at each entry, providing the opportunity for a diversity of activities and visual
experiences to occur. This aspect of the guideline is met.

Urban Character Area: Streetcar Main Streets: Desired Characteristics and

Traditions:  The Streetcar Era structures that define the character of the main streets

should be preserved or adaptively reused. New development should incorporate

architectural features that characterize the distr ictds main streets, such as |
windows, awnings and upper story residences, and should continue the historic pattern of

a continuous frontage of buildings and active uses located close to sidewalks. Large retalil
developments should beintegra t ed i nt o t he maeagiain urlsan patem s &ixf i ne
of uses through strategies such as including spaces suitable for small tenants along street

frontages or by including upper -floor residences. Where appropriate, development should

include outdoor space for dining and other activities that contribute to a vibrant urban

environment. Disruptions to the continuity of the main street pedestrian environment by

curb cuts, driveways, garage fronts and surface parking areas should be avoided.

All three of the existing structures that will be replaced by this proposal, the one -story
commercial structure with surface parking and the two early twentieth century

residential structures, are relatively small, detached structures which are not of sufficient

scale to truly contribute to the Streetcar era character desired for the main street, NW

23rd Avenue. The proposal incorporates numerous architectural features that
characterize the districtés main streets, such as | 8
upper story residences, as well as a continuous building frontage with active uses located
close to sidewalks. The three separate proposed retail spaces with residential units above

will provide the desired mix of fine  -grained uses. Additionally, the proposed sh ared
driveway entry for parking and loading will minimize disruptions to the continuity of the

main street pedestrian environment by curb cuts and driveways. This aspect of the
guideline is met.

This guideline is therefore met.
E1l. The Pedestrian Netwo rk. Create an efficient, pleasant, and safe network of sidewalks

and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.



E3. The Sidewalk Level of Buildin gs. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building design
features, creating effective gathering places, and differentiating street level facades.

Findings:

The dev elopment of the site requires a six foot property dedication to the Public Right of

Way increasing the exist ing sidewalk width to twelve feet. The new twelve foot sidewalk
extends activities that occur south of the site on NW 23rd to the commercial distri ct of
NW 23rd. This particular pedestrian walkway is important as it connects NW Thurman

Avenue to the NW Wilson Street Bridge which spans across Highway 30. The sidewalk is
designed to receive several new tree plantings, creating a buffer between pedestr ians and
street traffic.

At the sidewalk level, the new building facade contains storefront windows that activate

the ground level along NW 23rd. Several canopies are incorporated at the building entries
to provide coverage and enclosure along the pedestr ian walkway. The canopies, along
with the new street trees, will to create a pleasant feeling of enclosure for pedestrians. The
outdoor spaces located on the 2nd and 4th floor of the building, also add a human scale

to the street. A visual connection can b e made between residents and pedestrians. The
white brick cladding used at the base of the building differentiates the street level fagade
from the stucco clad volume above.

I'n response to the Design Commi ssionds contheents at
inactive use area at the south end of the frontage has been better articulated and the

blank service areas have been minimized to provide more active frontage at the pedestrian

level. Better lighting has also been added (Exhibit C.12, pages 49 -52). This guideline is

met.

E2. Stopping Places. New large -scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.

Findings:

The project provides a pedestrian  -friendly scale to a sit e that is adjacent to a number of
scale-less and bare warehouse type buildings. Its storefront quality on the ground level

allows a safe and pleasant place to linger or pause while traversing the neighborhood. In
addition to the six feet of sidewalk dedica tion along Northwest 23rd, the retail entrances
are setback an additional six feet to provide room for retail patrons and passers -by to
stop and visit. The canopies at the entries provide additional protective cover. At night,
this site becomes litto allo  w for a secure and safe walking and stopping place for any
passers -by. This guideline is met.

E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shad ow, glare, reflection,
wind, and rain.

Findings:

The project incorporates four canopies, one at each building entry along NW 23 rd which
along with the recessed entry spaces, act as guards from weather elements. The street

trees also provide a buffer a nd protection from sun, wind and rain.

This guideline is met.

D1. Outdoor Areas.  When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians;



D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.

Findings for D1 and D3:

The project utilizes the majority of the site. Se veral trees will be planted on the sizable
sidewalk, which will gain six feet with the new PBOT dedication to be implemented with
the construction of the building.

The ground level outdoor area at the rear of the building incorporates landscaped areas

with several varieties of trees, shrubs, and grasses intended to add color throughout the

year. Private outdoor spaces are provided for some of the residents on the western side of

the second floor of the building, which will allow for outdoor dining and rec reation, and
incorporate several new planting and landscaped areas. Two upper decks cut into the

building which are oriented towards NW 23rd Avenue will incorporate plantings which

will add visible interest from pedestrians across the street or approaching the building.
This guideline is met.

D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit -oriented.
Findings:
The project expresses its lobby entrance by use of an awning with integrated linear LED

lighting (Exhibit C.12, page 42, cutsheet page 13). The material of the wood soffit of the
awning will create a warm and inviting entryway. The building main entrance is delin -
eated from the retail entrances by an increased width.

The three narrower entries into the retail storefronts are also expressed by wood -soffited
awnings lit with integrated linear LED lighting. These entries will embrace and enhance
the activity and street  -life inherent with this main street, NW 23 d Avenue. T he applicant

states that the design and implementation of small metal blade signage to the storefronts
will allow for clear way -finding for pedestrians. _However, no details or dimensions of this
signage have been provided. If the signage proposal exceeds t he allowance available for

signage, a further review will be required. This guideline is met.
D4. Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that minimizes

negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent buildings and environment.

Findings:

The project includes vehicular parking at the ground floor level, behind the retail spaces
that front NW 23 . Since there is no other frontage, the access and curb cut to the

parking area desired for the development must be off of NW 23rd Avenue. The proposed
design is to utilize the smallest garage door entryway allowe d by code, 20 ft wide clear,
intended to not dominate the overall facade or street presence of the building.

As noted in the findings above, in response to the
February 2, 2017 hearing, the inactive use area at the south end of the frontage has been

better articulated, the blank service areas have been minimized to provide more active

frontage at the pedestrian level, and better lighting has been added.

The garage entry materials are sympathetic to other metal assemblies at the ground level
in material and color and perforations in the material minimize views into the garage.

At both hearings, the Design Commission encouraged further mitigation of the impact the
parking garage openings on the west elevation will have on the neighbors to the rear. As a



condition of approval, the headers of the garage openings on the west elevation are to be
lowered as far as possible, yet  still allow p arking area to meet natural ventilation
requirements .

Additionally, to mitigate the imp act of the garage lighting, as a condition of approval, the
parking garage lighting isto  to have cutoffs to prevent light spilling out the openings to
the west .

With th ese two condition s of approval, t his guideline is met.

D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.

Findings: The project will provide integrated LED lighting strips under the four canop ies
at the building entrances, and a small wall mounted sconce to the south of the

transformer room (Exhibit C8 on page 23, and Cutsheet pages 13 and 18). At the

northern 3/4 t of the street frontage, the storefront awnings incorporate lighting, and the

glass facades allow for the lit inte  riors toad additional light to the sidewalk. This active

ground floor paired with generously glazed residential units above oriented towards the

street will create a safe and therefore more used environment and walkway.

Since the February 2, 2017 hearing, the southern ¥ of the street frontage has been

revised and better lighting has been added (Exhibit C.12, pages 49 -52). This guideline is
met.
D7. Blending into the Neighborhood. Reduce the impact of new development o n established

neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.

Findings: The project deliberately utilizes traditional building materials and proportions

in a contemporary way. The use of stucco and brick is common in the surrounding

neighborhood in both commercial and residential structures. The storefront on the

ground floor of the project with residential floors above is a traditional building type,

found in the northwest ~ neighborhood, and elsewhere in Portland. The human scale is

apparent on the residential floors, as many small er
facade.

In response to the Design Commi ssionds comments the
applicant has propose d brick cladding to all four frontages at the ground level. This
guideline is met.

D8. Interest, Quality, and Composition. All parts of a building should be interesting to
view, of long lasting quality, and designed to form a cohesive composition.

Find ings: The project incorporates quality materials and will enrich the block in which it
resides. It provides interest with a vibrant storefront along NW 23rd. The residential units

on the upper floors add a human scale to the project, with its variety of w indow sizes and
balconies facing the street. Two outdoor areas in the building are also oriented towards

the street. These areas will provide light, plants, and liveliness, as well as a visual interest

and landmark to those approaching the building. The pr oject cohesively addresses the
surrounding context with quality materials such as stucco and brick. This guideline is
met.

(2) MODIFICATION REQUESTS (33.825)



33.825.040 Modifications That Will Better Meet Design Review Requirements:

The review body may consi der modification of site  -related development standards, including

the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review

process. These modifications are done as part of design review and are not required to go

throu gh the adjustment process. Adjustments to use -related development standards (such as

floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are

required to go through the adjustment process. Modifications that ar e denied through design

review may be requested as an adjustment through the adjustment process. The review body

will approve requested modifications if it finds that the applicant has shown that the following

approval criteria are met:

A. Better meets de sign guidelines. The resulting development will better meet the
applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

The following maodification is requested:

Modification #1: Building Height (PZC 33.130.210) Request to increase the height from 45
feet to 49 feet.

Purpose: The height standards are intended to control the overall scale of buildings. The height

limits in the CN1, CN2, and CO1 discourage buildings which visually dominate adjacent

residential areas. The height limits in the CO2, CM, CS, and CG zones allow for a greater

buil ding height at a scale that generally reflects Por:
pot ential for privacy are intended to be preserved in adjacent residential zones. The CX zone

allows the tallest buildings, consistent with its desired character.

Standard: The height standards for all structures are stated in Table 130 -3. CS zone maximum
height is 45 feet.

A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines.

Findings: The applicant states that this proposal seeks a modification to the building

height requirement to provide a high er floor to ceiling height at ground level to create a

more desirable active zone. Per 33.562.240.D active use ground floor standards re quire a

mini mum 128 clearance which was accommodated in the ¢
the neighborhood, the a pplicant would like to increase the ground floor height to a

maxi mum of 1680. I n turn, the Modification is to incre
over the base zone height of 458, for a maximum tot al
With this Modification, the proposa | will better meet the design guidelines P1 Plan Area

Character and D7 Blending into the Neighborhood , which encourage higher ground floor

levels to provide active ground floor retail spaces. Therefore, this criterion is met.

B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

Findings: The purpose of the regulation is to control the overall scale of buildings to

remain consistent with the scale of existing structu res and reflect the pedestrian oriented
streetscape. The additional overall building height requested allows an increase in the

height of the ground floor level, consistent with other recent developments in the immediate
area along NW 23rd Avenue . Therefor e, this criterion is met.

This Modification merits approval.



DEVELOPMENT STANDARD S

Unless specifically required in the approval criteria listed above, this proposal does not have to

meet the development standards in order to be approved during this rev iew process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of

Title 33 can be met, or have received an Adjustment or Modification via a land use review prior

to the approval of a building or zoning per mit.

CONCLUSIONS

The design review process exists to promote the conservation, enhancement, and continued

vitality of areas of the City with special scenic, architectural, or cultural value. The proposed

design will contribute to the sense of place along NW 23 d Avenue with an active ground level,
spaces for small -scaled ground level retail uses, and residential units above. The pedestrian
experience will be enhanced with highly glazed ground floors, active uses, recessed entrances,

and canopy coverage. T he proposed cladding materials are durable and long lasting. The
proposal meets the applicable design guidelines and Modification criteria and therefore

warrant s approval .

DESIGN COMMISSION DE CISION

It is the decision of the Design Commission to approve Design Review for a new five -story,
mixed -use building providing 64 residential units, ground floor retail, structured parking for 22
vehicles and one standard B loading space in the Northwest Plan District. The shared loading
and garage entry is accessed off of NW 23rd. Three existing buildings are proposed to be
demolished, 2 of which are on the Historic Resource Inventory. Exterior materials include

brick, stucco, and metal panel siding with aluminum storefront assemblies and metal canopies

with wood sof fits.

Approval of the following  Modification  requests:
1. Building Height (PZC 33.130.210) Request to increase the height from 45 feet to 49 feet.

Approvals per Exhibits C.1 through C.12 (pages 1  -57) signed, stamped, and dated  February 21 ,
2017, subject to the following conditions  A-E:

A. As part of the building permit application submittal, the following development -related
conditions (B 0 C) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
| abel ed 0ZONI NG COMFhse Rils CUEL6P2RGI DZM. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be | abeled OREQUI RED. 6

B. Atthe time of buil ding permit submittal, a signed Certificate of Compliance form

(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the
permit plans comply with the Design/Histori ¢ Resource Review decision and approved
exhibits.

C. No field changes allowed.

D. The headers of the garage openings on the west elevation are to be lowered as far as
possible, yet still allow parking area to meet minimum natural ventilation requirements.


https://www.portlandoregon.gov/bds/article/623658

E. The parking garage lighting is to have cutoffs to prevent light spilling out the openings to
the west.

oy DA WIS

David Wark, Design Commission Chair

Application Filed: November 30, 2016 Decision Rendered: February 16, 2017

Decision Filed: February 17, 2017 Decision Mailed: February 24,2017
About this Decision. This land use decision is  not a permit  for development. Permits may
be required prior to any work. Contact t he Development Services Center at 503  -823-7310 for

information about permits.

Procedural Information. The application for this land use review was submitted on
November 30, 2016 , and was determined to be complete on November 30, 2016

Zoning Code Sectio n 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the

application is complete at the time of submittal or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on November 30, 2016

ORS 227.178 states the City must issue a final decision on Land Use Review applications

within 120 -days of the application being deemed complete. The 120 -day review period may be
waived or extended at the request of the applicant. In this case, the applicant waived the 120 -
day review period, as stated with Exhibit A.3. Unless further extended by the applicant, the
120 days will expire on: October 28, 2017.

Some of the inform  ation contained in this report was provided by the applicant.

As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Design Commission with input from other City and public agencies.

Conditions of Approval. This approval may be subject to a number of specific conditions,

listed above. Compliance with the applicable conditions of approval must be documented in

all related p ermit applications. Plans and drawings submitted during the permitting process

must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and la beled as
such.

These conditions of approval run with the land, unless modified by future land use reviews.

As used in the conditions, the term oapplicantéo
any person undertaking development pursuant to thi s land use review, the proprietor of the

use or development approved by this land use review, and the current owner and future

owners of the property subject to this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing.  Appeals must be filed by 4:30 pm on March 10,2017 at 1900 SW Fourth Ave.
Appeals can be filed atthe 5 ™ floor reception desk of 1900 SW 4  t Avenue Monday through
Friday between 8:00 am and 4:30 pm. Information and assistance in filing an appeal is

available from the Bureau of Development Services in the Development Services Center or the

staff planner on this case. You may review the file on this case by appointment at, 1900 SW

Fourth Avenue, Suite 5000, Portl  and, Oregon 97201. Please call the file review line at 503 -
823 -7617 for an appointment.
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If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any fu rther appeal is to the Oregon
Land Use Board of Appeals (LUBA).

Upon submission of their application, the applicant for this land use review chose to waive the
120 -day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.

Who can appeal:  You may appeal the decision only if you have written a letter which was

received before the close of the record a  t the hearing or if you testified at the hearing, or if you

are the property owner or applicant. Appeals must be filed within 14 days of the decision . An
appeal fee of $5,000 .00 will be charged

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.

Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Develo pment Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.

Recording the final decision.

If this La nd Use Review is approved the final decision must be recorded with the Multhomah

County Recorder. A few days prior to the last day to appeal, the City will mail instructions to

the applicant for recording the documents associated with their final land use decision.

1 Unless appealed, The final decision may be recorded on or after March 1 3, 2017 0 (the
day following the last day to appeal).

1 A building or zoning permit will be issued only after the final decision is recorded.

The applicant, builder, or a repr esentative may record the final decision as follows:

1 By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self -addressed, stamped envelope.

1 In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multhomah County Recorder to the
County Recorderds office |l ocated at 501 SE Hawthorne
97214. The recording fee is identified on the recording sheet.

For further information on recording, please ca Il the County Recorder at 503  -988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503  -823-0625.

Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.

Where a site has received approval for multiple developments, and a building permit is not

issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining

development, subject to the Zoning Code in effect at that time.



Applying for your permits. A building permit, occupan  cy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees

must demonstrate compliance with:

1  All conditions imposed here.

1  All applicable development standards, unless specifically ex empted as part of this land use
review.

1  All requirements of the building code.

1  All provisions of the Municipal Code of the City of Portland, and all other applicable

ordinances, provisions and regulations of the City.

Grace Jeffreys
February 21 , 2017

The Bureau of Development Services is committed to providing equal access to

information and hearings. Please notify us no less than five business days prior

to the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -
823 -6868).

EXHIBITS & NOT ATTACHED UNLESS INDICATED
Applicantds Statement
1. Initial submittal - narrative, drawings, cutsheets, 9/19/16 (LU 16 -242935 DZ)
2. Incomplete response letter, 10/28/16
3. Request for Evidentiary Hearing and 120 day waiver, 12/14/16
4. Revised Draft Drawings, 1/6 /17
5. Email describing how height was determined, 1/9/17
6. Revised narrative, drawings, cutsheets, 1/13/17
7. Email requesting date of hearing change from January 5 to February 2, 2017,
11/21/16
B. Zoning Map (attached)
C. Plan & Drawings
PROJECT SUMMARY
VICINITY & CO NTEXT - pages 5-9
SITE PLANS - pages 10-11 (Exhibit C.3, page 11 attached)
MASSING / DESIGN CONCEPT - pages 12-16
CIVIL - pages 17-19
LANDSCAPE - pages 20-24
BUILDING DIAGRAMS - pages 25-29
FLOOR PLANS, EXTERIOR LIGHTING PLAN - pages 30-35
9. ELEVATIONS - pages 36-39 (Exhibit C.9, pages 36 -39 attached)
10. SECTIONS - pages 40-41
11. OVERALL RENDERINGS 0 pages 42 -44
12. DETAILS & MATERIALS - pages 45-56
13. RENDERINGS - page 57
D. Natification information:
Request for response, 11/4/16
Revised Request for Response, 12/7/16
Posting letter sent to applicant and Notice to be posted
Applicantds statement certifying posting
Mailed notice
. Mailing list
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
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H.

Water Bureau

Fire B ureau

Bureau of Parks, Forestry Division

Site Development Review Section of BDS

Letters 0 None received at time of first staff report. See Exhibits H for letters received after.

Other

Original LUR Application

Pre-Application Conference Memo, 2/4/16

Site Im ages

RFC, 9/22/16

Revised RFC, 10/12/16

Email to Applicant regarding revised LU Number, 11/30/16

After first Hearing:

1. Staff Report for first hearing, 1/23/17

2. Staff Memo for first hearing, 1/23/17

3. Letter from Frank Susak, 1/31/17, concerns regarding the modification to the height
allowance.

4. Letter from Michael Licurse , Wyse Kadish , 2/1/17, concerns regarding the stormwater

planter location on the property line, as well as asking for restricted access to the rear

area for security reasons.

Staff Presentati on, 2/2/17

Letter from Greg Theisen, NWDA, 2/2/17, 2:57pm, stating support of proposal.

Staff Notes from first hearing, 2/2/17

Letter from Greg Theisen, NWDA, 2/2/17, 3:29pm, stating support would be stronger if

the dormers were set back a meaningful dist ance.

9. Applicantdés notes from DZ hearing, 218/ 17

10. Revised Staff Report for second hearing, 2/10/17

11. Revised Staff Memo for second hearing, 2/10/17

12. BES addendum letter, 2/13/17
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C.3 SITE PLAN
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Service Connection.

New Proposed Curb Cut for Garage Access

Electric POE Connection to Transformer to be
Installed Under Separate Contract.
Transformer and Wiriing to be From Utilty, By PGE.

Electrical Meters to be Installed in L1 Service Garage-
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Total Site Area 17,539 sf

Roof Area 13,734 sf

Water Quality Planter (Plaza) 1,227 sf
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